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1. INTRODUCTION

1.1 SUMMARY OF THE PROPOSED PROJECT

The City of Morgan Hill originally approved the Morgan Hill Ranch development plan in 1980.
The approved plan established development entitiements for an approximately 387-acre area
of relatively flat, undeveloped grassland located along the south side of Cochrane Road
between the U.S. 101 freeway and Monterey Road. The entittements approved in 1980
included a General Plan amendment (GPA) and a detailed Planned Unit Development (PUD)
plan (rezoning).

The 1980 GPA and PUD approval called for development of a mix of business park, general
commercial, and residential uses in two phases. Since 1980, more than half of the 387-acre
development area has been built out (XXX acres have been developsd), including XXX, XXX

5 . &, . .
square feet of business park and general commercial uses and XXX units of multi-family
housing. Another XXX acres of Phase | are currently under construction (XXX, XXX square
feet of business park uses and XXX units of housing). Approximately 23.8 acres of PUD
Phase | and 149 acres (all) of PUD Phase |l remain undeveloped.

In order to proceed with development of Phase Il, Morgan Hill Development Partners, L.P.,
owners of the Morgan Hill Ranch development, Gde be requesting City approval of a
number of additional entitlements. The-amticipated ggditiqnal entitlement applications include
a General Plan amendment, PUD amendment, and Tentative Parcel Maps, with
some modifications to the 1980-approved land use mix in response to changing market
conditions and other project circumstances since 1980.

1.2 PURPOSE OF THIS INITIAL STUDY

This Initial Study with Conditions for Mitigated Negative Declaration is intended to provide the
CEQA-required environmental documentation for these various anticipated Phase |
entitiement applications and other approvals or permits that might be required to implement
Phase li--"the project.”

1.3 THE PROJECT SITE

The approximately 149-acre "project site" comprises the western porti'on of the 387-acre
Morgan Hill Ranch development area. The project site currently remains undeveloped. The
387-acre Morgan Hill Ranch development area is bounded by Cochrane Road to the north,
US 101 to the east, Monterey Road to the west, and undeveloped land (off Central Avenue) to
the south. The development area is generally level and is partially developed (XXX acres)
with Morgan Hill Ranch Phase |. Completed Phase | development includes XXX acres of one-
and two-story business park and commercial buildings, which contain electronics,
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manufacturing, insurance, financial, marketing, retail, hotel, and other uses, as well as the
recently completed, six-acre XXX-unit Cochrane Village apartment project. Phase |
construction currently underway includes XXX acres (XXX,XXX square feet) of business park
uses and XXX acres (XXX units) of multifamily housing. Approximately XXX acres of Phase |
remains undeveloped.

1.4 BASIC PROJECT OBJECTIVES

The basic objective of the application is to continue and revitalize Phase Il of the adopted
Morgan Hill Ranch development plan. Specific objectives cited by the applicant include
(1) continuing to attract new industry to Morgan Hill and Morgan Hill Ranch through provision
of land designated for industrial uses and related housing opportunities; and (2) creating a
better mix and improved balance of mutually supportive Iand uses, all within walking or
bicycling distance of one another, in Morgan Hlll R‘%\g’ s dovelo - __,_.f p(‘ G S -
f.ct.MC‘/i (’z”wr’;"‘;““ G F AOL- ot OIS 71 ly osIMRS ,(:
The proposed changesg to the 149-acre Phase Il development plan approved n 1980 include a
22.7-acre reduction in-business-park-aeres (from-136-0-aeres-down-t0-113.3acres) in order to
accommodate the following additions: (1) a 6.5-acre (147-unit) multi-family residential
component, and (2) 15.9 acres for public facilities use (7.9 acres for permanent stormwater
detention and 8.0 acres for public streets west of Butterfield Boulevard). The added
residential component would enlarge the total housing component of the Morgan Hill Ranch
development plan from the already-approved six acres to approximately 13 acres. The
increase is intended to improve the local relationship between jobs and housing, with mutual
benefits to both future employers and residents within the Morgan Hill Ranch.

In addition, the applicant proposes a change in the 1980 PUD list of allowable uses under the
Non-Manufacturing Business designation to include assisted living. No specific objective
regarding the number of assisted living residential units anticipated within this designation has
been specified by the applicant.

The proposed change also include a revision to ;E\)éé PUD list of allowable uses under the
General Commercial designation to include certain limited research, manufacturing, testing
and assembly operations in order to expand the range of businesses that may be attracted to
the General Commercial components of the park. [Note to Staff: Presumedly, this change
would also apply to existing developed General Commercial land in Phase I, allowing
the tenant mix here to include these added uses. Such added uses would be more
employment intensive and would have higher peak hour traffic generation
characteristics than the more typical General Commercial use. The possible effect has
not been addressed in the traffic analysis.--JW] —7_ ‘44 K

'Adapted from Morgan Hill Ranch, "Letter of Justification" (no date).
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The added 15.9-acre allocation for public facilities use would provide for additional stormwater
detention needs identified since 1980 and the provision of public loop roads serving the
proposed Tentative Parcel Map layout south of Butterfield Boulevard.

1.5 REQUESTED DEVELOPMENT APPROVALS

The applicant is expected to request some combination of the following City approvals, either

individually or in combination, to permit the proposed Phase Il changes: i :
/7‘ (6 15 wIOr> (/

pheriHfe ,

(2

(1) A General Plan Amendment (GPA) to modify the land use mix for a 23-acre portion of 7 4
the 149-acre Phase Il development area, including a 22.7-acre (16.7 percent) reduction in 'é' VA
acreage and % estlmated 32 %9,9 square; oot (16.7 percent) reduction in floor area for
BlAness b liees, Wurdeit4dd a6, s cre, 147-unit medium-density residential

component and a 15.9-acre public facilities dedication for public street and permanent

stormwater retention facilities; oL
’ AT {
,_;qéwfdazﬁ?_ m"ff?/

(2) A Planned Unit Development Amendment (PUDA) fékthe san{e 23-acre revision area 7
o: (a) incorporate changes in the 1980 PUD land use mix to correspond with the GPA é( T‘f/ ‘7;;7?/
changes, (b) incorporate a change in the list of allowable uses under the existing PUD
General Commercial designations to add certain limited research, manufacturing, testing and
assembly operations, (c) incorporate a change in the list of allowable uses under the existing
PUD Non-Manufacturing Business designation to include assisted living as an allowable use
[why?] and (d) incorporate modifications to the 1980 PUD street layout to serve a revised
development layout south of Butterfield Boulevard;

(3) A Tentative Parcel Map to subdivide the XXX-acre portion of the Phase |l area-seuthof
Butterfield Boulevard as proposed by the requested GPA and PUDA; and

(4) A Tentative Parcel Map to subdivide the XXX-acre portion of the Phase Il area north of

Butterfield Boulevard which is not affected by the proposed GPA and PUDA--i.e., includes no

changes in the 1980 PUD and can therefore proceed either with or separate from the /
CAd. / 70 / W

requested GPA and PUDA. 7567~ /7 ,«,;wf s A,,, ///

1.6 REVISED DEVELOPMENT CAPACITY /’7 /QM b

The proposed revisions to the 1980 development plan--i.e., the proposed GPA, PUDA, and
South-of-Butterfield Tentative Parcel Map--would change the development capacity of the 149-
acre Phase Il area (the "project site"). Under the requested entitlement changes, the 149-acre

'Business park floor area figures used in this report have been developed by the report authors
based on an assumed business park floor area ratio (FAR) of 0.33 (33 percent lot coverage), a ratio
that typifies actual business park construction.
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project site could be developed as follows (all floor area estimates are based on an assumed
typical business park and general commercial FAR of 0.33):

= 104.4 acres of Research & Development/Manufacturing uses with an interim allocation
of an 8.0-acre portion of the total for use as a temporary detention pond area; the
detention pond area may eventually be available for future Research and P
Development/Manufacturing development (approximately 1,385,731 éfquﬂ}’%ﬁt of ﬂo%ﬁ)

area with the temporary detention pond, and approximately 1,500,729 square feet ofj— :

floor area without the detention pond); A A (02 /%%
aie ﬁt& N ’

= 8.9 acres of Non-Manufacturing Business uses (approximately 127,936 square feet of
floor area), with assisted living as a possible allowable alternative use under the
proposed PUD amendment (it can be assumed based on contemporary assisted living
development practices that each acre ultimately developed with assisted living facilities
could yield approximately 40 units);

= 13.0 acres of General Commercial uses (398,182 square feet of floor area) with possible
development of certain limited research and manufacturing uses under the proposed
PUD amendment;

= 6.8 acres of Multi-Family Medium Residential housing (up to 147 dwelling units); (Note
to City Staff/Applicant: 147 units would be the maximum based on a 7.0-acre site
(7.0 acres x 21 units/acre = 147 units). The applicant’s PUD map shows the site
as seven acres, while the applicant’s land use table shows 6.8 acres in the Multi-
Family Medium Residential category. Which is correct? The traffic analysis
assumed development of 147 units.)

= A 7.9-acre permanent detention pond for local regulation of peak stormwater runoff
during winter storm events; and

= 8.0 acres of public streets (west of Butterfield Boulevard).
1.7 ENVIRONMENTAL DOCUMENTATION APPROACH

CEQA compliance for the original 1980 Morgan Hill Ranch project approvals was achieved by
City certification of an Environmental Impact Report (EIR)." Based on the Initial Study
Evaluation Checklist and narrative for the proposed project contained in section 3 herein, the
City has determined that CEQA compliance for the proposed project can be achieved through
preparation of a Mitigated Negative Declaration, under CEQA Guidelines® sections 15063,
15070, and 15385, provided that all recommended mitigations recommended in section 3 (and

'Need proper EIR reference...title, certification date, and SCH number.

2Governor's Office of Planning and Research, California Environmental Quality Act (CEQA) Statutes
and Guidelines, 1999.
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compiled in section 2) herein--i.e., all identified conditions for mitigated negative
declaration--are incorporated into the proposed project.

1.7.1 What is A Mitigated Negative Declaration?

Under CEQA, a Mitigated Negative Declaration is a statement prepared by the Lead Agency
(in this case, the City of Morgan Hill) pursuant to Section 15070 of the CEQA Guidelines,
briefly describing the reasons a proposed project would not have a significant effect on the
environment and, therefore, does not require an EIR. Section 15070 of the CEQA Guidelines
provides for Lead Agency adoption of a "Mitigated Negative Declaration® (instead of an EIR) if:
(1) the project as agreed upon prior to public review of the proposed Mitigated Negative
Declaration has been revised to mitigate identified potentially significant effects to a point of
insignificance, and (2) there is no remaining substantial evidence before the Lead Agency that
the project may have a significant effect.

As set forth in section 15063, the intent of this Initial Study/Mitigated Negative Declaration
evaluation has been to consider all phases of project planning and operation to confirm and
explain which aspects of the project may and which aspects may not cause a significant effect
on the environment. The aspects determined to have a "potentially significant impact" on the
environment have then been analyzed, and associated mitigation measures have been
identified to the extent necessary to enable the applicant to mitigate any potential adverse
impacts, thereby enabling the project to qualify for a Mitigated Negative Declaration.

1.7.2 Relationship to 1980 EIR

This Initial Study/Mitigated Negative Declaration is "tiered" upon the previous 1980 project
EIR' and other more recent City-adopted CEQA documentation. The environmental analysis
in this report treats the Morgan Hill Ranch development that has occurred since 1980,
including the recently completed six-acre Cochrane Village housing project and the portion of
Phase | now under construction, as part of the existing setting. “The project" analyzed in this
report consists of buildout of the remainder Phase Il of the Morgan Hill Ranch development
plan, including (a) the land use changes proposed under the General Plan amendment (GPA)
and Planned Unit Development amendment (PUDA) for the 23-acre portion of the Phase ||
project site, and (b) the lot configuration and street changes proposed under the PUD
amendment and Tentative Parcel Map for the portion of the project site south of Butterfield
Boulevard. The analysis focuses on addressing the differences in impacts and mitigation
needs (i.e., from those identified in the 1980 EIR) due to:

(1)  changes in the project circumstances (the existing setting) since certification of the 1980
EIR (e.g., changes in projected background traffic, changes in drainage conditions, changes in

' Need proper EIR reference...title, certification date, and SCH number.
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environmental policies and standards with respect to traffic mitigation, changes in special
status species mitigation protocols, etc.); and

(2) changes in the development plan itself--i.e., the changes in land use, development
capacity, lot and street configuration reflected in the proposed General Plan amendment, PUD
amendment, and Tentative Parcel Maps.

To the extent possible, this analysis of Phase Il building impacts differentiates between
impacts and mitigations associated with the anticipated General Plan amendment/PUD
amendment/Tentative Parcel Maps and those associated with buildout of the remaining
undeveloped Morgan Hill Ranch area.

1.7.3 Conditions for Mitigated Negative Declaration

This Initial Study identifies a set of mitigation measures (Conditions for Mitigated Negative
Declaration) that, when incorporated into the project prior to public review of the proposed
Mitigated Negative Declaration, will ensure that no foreseeable significant environmental
effects would occur as a result of the project, and thus will allow City adoption of a Mitigated
Negative Declaration. Such "Conditions for Mitigated Negative Declaration" are compiled in
section 2 (Mitigation Compilation--Conditions for Mitigated Negative Declaration) which follows
on yellow paper, and are further identified and explained in section 3 of this document (Initial
Study Evaluation) under the various corresponding CEQA-suggested environmental topic
headings.

- 1.7.4 Use of This IS/MND f_or Separate Project Actions

This IS/MND report is intended to provide the CEQA-required environmental documentation
update for all City actions and approvals associated with implementing Phase Il of the Morgan
Hill Ranch development, regardless of whether the various Phase Il approval requests--the
GPA, PUDA, and two Tentative Parcel maps--are processed together or separately. Under
CEQA, consideration of the environmental consequences and mitigation needs associated
with each of these actions will require consideration of all reasonably foreseeable other Phase
Il actions. For example, if the applicant decides to process the two anticipated Tentative
Parcel Map applications separately, the City shall determine the mitigation responsibilities
assigned to each as an appropriate fair share of each mitigation (Conditions for Negative
Declaration) summarized in section 2 and detailed in section 3 of this report.

1.7.5 Report Format

Section 3 of this report has been organized to correspond to the City of Morgan Hill’s /nitial
Study Checklist format. The various subsections of section 3 include all Initial Study
components required by section 15063(d) of the 1999 CEQA Guidelines, including a more
detailed description of the project, an identification of the project’s environmental setting and
effects, a discussion of ways to mitigate identified significant effects (Conditions for Mitigated
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Negative Declaration), and a determination of whether the project would be consistent with
existing City policies and reguiations.
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2. MITIGATION COMPILATION:
CONDITIONS FOR MITIGATED NEGATIVE DECLARATION

The mitigations identified in section 3 of this report are compiled below as recommended
Conditions for Mitigated Negative Declaration for the proposed project. Completion of all
of these mitigations would be the responsibility of the applicant uniess otherwise noted. A
more detailed explanation of these mitigations, and associated potential project impacts
without the mitigations, is provided in section 3 (the Initial Study Evaluation).

2.2.1 AESTHETICS

No potentially significant impacts have been identified; no mitigations are necessary.
2.2.2 AGRICULTURAL RESOURCES

No potentially significant impacts have been identified; no mitigations are necessary.
2.2.3 AIR QUALITY

A-1: Construction Period Air Quality Impacts. As a condition of Tentative Parcel Map
approval, reduce the severity of project construction period dust impacts by including the
following dust control practices in all project construction contracts:

= Water all active construction areas at least twice daily.

= Water or cover stockpiles of debris, soil, sand or other materials that can be blown by the
wind.

« Cover all trucks hauling soil, sand, and other loose materials or require all trucks to
maintain at least two feet of freeboard.

= Pave, apply water three times daily, or apply non-toxic soil stabilizers on all unpaved
access roads, parking areas and staging areas at project construction sites.

» Sweep daily (preferably with water sweepers) all paved access road, parking areas and
staging areas at project construction sites.

= Sweep streets daily (preferably with water sweepers) if visible soil material is carried onto
adjacent public streets.

« Limit traffic speeds on unpaved onsite roads to 15 miles per hour.
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2.2.4 BIOLOGICAL RESOURCES

B-1: Potential Impact on Burrowing Owls. As a condition of GPA, PUDA, and Tentative
Parcel Map approval, require the project applicant to prepare a Burrowing Owl Mitigation Plan,
including an associated mitigation agreement, in consultation with and for review and
approval by the California Department of Fish and Game (CDFG). Historical information,
which indicates that Burrowing Owls occupied at least portions of the project site in 1995,
1996, and 1997, should form a basis for establishing mitigation requirements. To supplement
this historical information, the applicant shall conduct preconstruction surveys in accordance
with CDFG guidelines prior to issuance of grading or other construction-related permits. If the
preconstruction survey indicates that breeding owls are located on or immediately adjacent to
(i.e., within 250 feet of) the project site, the Burrowing Ow! Mitigation Plan should provide for
establishment of a disturbance-free buffer zone around active burrow(s) as determined in
consultation with CDFG. The Burrowing Owl Mitigation Plan should also require that, if
feasible, construction activity on the project site avoid identified owl habitat, allowing the use
of areas occupied by Burrowing Owis to continue uninterrupted. If avoidance of development
or construction activity in known nesting areas is not feasible, require the applicant to
compensate for habitat loss using offsite mitigation lands, in accordance with CDFG
requirements. Offsite mitigation lands are normally set aside in the amount of 6.5 acres per
pair of owls observed (or per individual owl if only an individual is observed), and at most
using a ratio of 1:1 (i.e., one acre of land set aside for every acre lost). In the case of the
project site, a conservative (i.e., most stringent) mitigation would require one-to-one (1:1)
replacement of the 149 acres currently proposed for urban development by the project, based
on historical information indicating the presence of Burrowing Owls in 1995, 1996, and 1997.
Prior to City issuance of grading or other construction-related permits, the applicant shall
demonstrate that these measures--preparation of a CDFG-approved Burrowing Ow! Mitigation
Plan, including an associated mitigation agreement--have been carried out to the satisfaction
of CDFG. Implementation of these measures to the satisfaction of the CDFG (the
jurisdictional agency for such state-listed endangered species), as a condition of project
approval, would reduce the impact to a less-than-significant level.

Suggested mitigation plan formulation specifics are described in section 3.2.4a of this report.

B-2: Potential Impact on Nesting Raptors. Conduct preconstruction surveys (as described
in Mitigation B-1 above) and implement the following construction period mitigation measures
to protect nesting raptors:

= Construction during the months of January through August shall not proceed before a
survey for nesting raptors has been conducted within designated construction zones by a
qualified ornithologist.

= Construction activities that would destroy active raptor nests during the breeding season,
or substantially increase the likelihood of nest failure, shall be postponed until the
conclusion of the breeding season.
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= Exclusion zones shall be established around each active nest site. The radius of the
exclusion zone shall be determined by consultation with a qualified ornithologist and the
appropriate resource agencies who together shall review each nest site on a case-by-
case basis. Construction-related activities, especially vehicle activity and equipment
storage, shall be prohibited within the exclusion zones until the nestlings have fledged.

» All nests within 1/2 mile of the construction right-of-way shall be monitored throughout
the construction period or the nesting season, whichever ends first. Nesting birds shall
be monitored for indications of distress or harassment caused by construction activities.
CDFG shall be notified if behavioral changes are observed.

= All construction activities shall be in compliance with the federal Migratory Bird Treaty Act
and the California Fish and Game Code.

Implementation of these measures as a condition of project approval would reduce this impact
to a less-than-significant level.

2.2.5 CULTURAL RESOURCES
No potentially significant impacts have been identified; no mitigations are necessary.
2.2.6 GEOLOGY AND SOILS

E-1: Seismic Ground Shaking. As a condition of Building Permit approval, require all
structures on the project site to be designed in conformance with the Uniform Building Code
and with all applicable City of Morgan Hill Building Department regulations. To the satisfaction
of the City Building Official, the designs shall be based on and adequately account for
estimates of peak and maximum repeatable earthquake-induced ground surface accelerations
expected to occur on the project site, as determined by a site-specific geotechnical study
prepared by a Certified Engineering Geologist or Geotechnical Engineer.

E-2: Expansive Soils. As a condition of Building Permit approval, require that, to the
satisfaction of the City Building Official and City Engineer, structural, foundation and
infrastructure design specifications for project-related development be based on and
adequately account for identified underlying geotechnical conditions (particularly expansive
soils) and any associated potentials for significant ground failure (differential settlement, etc.).

2.2.7 HAZARDS AND HAZARDOUS MATERIALS

H-1: Hazardous Materials Impacts. As conditions of GPA and PUDA approval, require that
(1) the PUD zoning establish requirements for setbacks and/or walls between the MF Medium
Residential, Non-Manufacturing Business (possible Assisted Living) and Research &
Development/Manufacturing areas; (2) the PUD zoning stipulate that non-residential uses in
Non-Manufacturing Business areas be restricted to those that do not use, store, or transport
hazardous materials; and (3) the project applicant provide programs for resident awareness of
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